
 

 

 

 

 
HOUSING Working Group  

Meeting #3 
 

May 23, 2017 at 10am 
Sanford Public Safety Complex 

 
 

1. Welcome and Introductions 

2. Review of Meeting Notes from May 2, 2017 

3. Discussion: Neighborhood Housing (non-SHA property) 

The problem:  Blight/vacant land/dilapidated housing  
Housing resources:  
- City of Sanford  
- Seminole County  
- Habitat for Humanity  
- Corinthian Builders Inc. 
- Goldenrule Housing 

 
4. Next Meeting 

Topic:  Land use concepts for SHA land 
When:  June 13th (Tuesday) at 10am 
Where:  Sanford Public Safety Complex 
Outcome:   Feedback mechanism for Community Information  

Fair on June 24th (11am – 2pm) 
 

For more information about the Goldsboro CNI planning process, go to…. 
Website:  www.choosegoldsboro.com 
Facebook:  www.facebook.com/choosegoldsboro 

http://www.choosegoldsboro.com/
http://www.facebook.com/choosegoldsboro


Goldsboro Choice Neighborhoods 

Neighborhood Housing (non-SHA property) 

 

Problem:  Goldsboro is experiencing some blight as the result of a declining population base and lack of 
demand for existing housing due to poor conditions and safety concerns. In the Goldsboro resident 
survey, a top priority is to “beautify the neighborhood.” 

Two-pronged approach:* 

1. Minimize harm to the neighborhood. This includes: 
• Proactive/aggressive code enforcement 
• Securing vacant homes 
• Maintaining the surrounding property by mowing, moving dangerous debris, cutting 

back shrubs and dead trees 
• Improving condition of existing housing (home repair) 
• Emergency home repair 

 
2. Return vacant/abandoned properties to productive use. 

• Regulatory tools for acquiring tax foreclosed or tax-delinquent properties 
• Remove environmentally hazardous conditions with EPA funding 
• Vacant structure boarding 
• Demolish structure of substandard structures 
• If habitable, rehabilitating home to sell to a responsible owner 
• Sell vacant land for residential development 
• Repurpose vacant land:  side lot, parklet, community garden, water retention area, etc. 

 

Some strategies from other communities 

1. Establish “problem properties” task force where residents identify which properties are most 
problematic (from a health and safety stand point) and City uses its resources to target those 
properties. 
 

2. “Adopt a Lot” (or Lot Next Door) program where existing responsible homeowners are able to 
acquire adjacent city-owned land (contingent upon their upkeep of the property). 
 

3. Tax vacant land to encourage owners to put the land back into productive use. 
 

4. Strategically target adjacent vacant parcels to develop for clustered homeownership of small-scale 
rental housing. 

 
 

*From “Optimizing Blight Strategies”, New Orleans 



  

 
 
 

 
 

HOUSING Working Group  
Meeting Notes – 05.02.17 
Participants: (see attached sign in sheet) 
 
 
1. Welcome and Introductions 

Co-chair, Ayub Fleming of the Sanford Housing Authority, opened the meeting and facilitated a 
round of introductions. Joining him as co-chairs of this Working Group were Commissioner Velma 
Williams, SHA Chairman Melvin Philpot, and Ms. Thelma Mike. The ground rules for the meeting 
were quickly reviewed again. 
 

2. Highlights from the Tampa CNI site visit 
85 Sanford residents and stakeholders took a bus trip to Tampa to tour the Encore CNI revitalization 
effort that received a $30 million CNI Implementation Grant. Those who attended provided the 
following ‘takeaways’ from this experience: 
• Very exciting to see what can happen in transforming a former troubled housing site and 

distressed neighborhood into a viable, attractive and energy-efficient mixed-use and mixed-
income community. 

• Impressed with the many amenities available including a senior complex, pool, fitness rooms, 
meeting rooms, library, etc. 

• The senior building included a theater. 
• The entire community was well designed, very modern, and incorporated in its design the rich 

history of the area which was music-themed, with story board panels and streets named after 
famous musicians and entertainers from the area. 

• Very impressive $7 million state-of-the-art library. 
• Partnerships are key to the entire effort. 
• They used a CRA to help fund some of the improvements. 

 
The group also toured Metropolitan Ministries which included a full service campus with chapel, two 
restaurants, commercial kitchen, K-5 school, vocational tech center, etc. 
 

3. Review of Meeting Minutes from April 11, 2017 
The minutes were provided for participants to review; any comments or clarifications to these 
minutes are welcomed. 
 

4. Housing Definitions 
EJP provided a “cheat sheet” which defined housing terminology and HUD definitions for key 
concepts such as Area Median Income.  
 

 



2 
 

5. Presentation:  Mixed-Income Housing 
EJP present a PowerPoint which defined what mixed-income housing is, what income levels it serves 
through various financing programs and sources, and provided examples of successful mixed-
income revitalization efforts from around the country. This generated the following questions, 
answers and discussion: 
• How can we learn more about tax credits?  Good sources include Wikipedia (search “LIHTC”); 

view the SHA video (on DVD handed out at first Community Information Fair) which will be 
available in the CNI office; and go to the Florida Housing Finance Corporation (FHFC) website. It 
was agreed that a LIHTC (Low Income Housing Tax Credit) presentation would be made at one of 
the monthly Thursday night Westside Community Meetings. 

• Can someone with a Housing Choice voucher (e.g. relocated SHA residents) return to the new 
mixed-income housing?  Yes, the vouchers can be used in tax credit-funded units. The developer 
(Ryan von Weller from Wendover) confirmed that they accept vouchers in their tax credit units. 

• How many SHA units were demolished and how many will be built back? A total of 380 SHA units 
were demolished on the five public housing sites in Goldsboro. The approximately 360 
households living in the units at the time were relocated with vouchers; today there are about 
161 families still active in the voucher program (some left the program, some were evicted for 
lease non-compliance, etc.). It has not yet been decided how many public housing replacement 
units will be built back in the new mixed-income community. There is an agreement between 
HUD, SHA and resident plaintiffs that sets as a goal the replacement of 209 public housing units 
in mixed-income communities – throughout Seminole County, including some on the SHA sites in 
Goldsboro. 

• What is the population count?  Demographic information was provided in earlier meetings and is 
available in the Existing Conditions report on the website (www.choosegoldsboro.com). There 
are 161 relocated SHA families (427 people) still active in the voucher program and 929 
households (3,100 people) in Goldsboro and Academy Manor. 

• Single family or multifamily? Tax credit rental housing is typically what FHFC finances. Single 
family units are typically a for-sale product. 

• Who will own the new units? The new mixed-income units will be owned by a new partnership 
established between Wendover and SHA (with Wendover as the managing member). The land 
will continue to be owned by the SHA and leased to the partnership. Wendover was procured to 
develop the rental housing on SHA land. Other developers may need to be procured for for-sale 
housing. 

• What happens when the tax credits sunset? The initial compliance period is 15 years. However, in 
Florida, FHFC-financed tax credit properties have a 50 year deed restriction ensuring the units 
remain affordable during this time period. 

• What is the difference between 4% and 9% tax credits? 9% LIHTCs are very competitive and highly 
sought after because they provide more equity to cover development costs. 4% credits are non-
competitive (e.g. easy to get) but they provide much less equity and therefore create a much 
bigger gap in development funding that is typically filled with local funding (city, county or 
housing authority capital funds). 

• State funds for affordable housing. Florida provides funding for affordable housing through its 
real estate sales tax (Sadowski Act).  It is estimated that Seminole County will receive about $4 
million of these funds in 2017 (much less than would be available if the State did not use these 
affordable housing funds for other purposes). 

• Is mixed-income the goal for SHA sites? Absolutely. 
• Who will manage the new properties?  Wendover, the developer, also has an experienced 

management company that will manage the properties and ensure compliance with IRS tax credit 
requirements. 

http://www.choosegoldsboro.com/
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• What are the keys to success for the redevelopment of the SHA sites? 

- True mixed-income serving households with a range of incomes 
- Potential homeownership component 
- Experienced and quality developer, manager and architect 
- Partnerships – this is the biggest key to success with the city, SHA, service organizations, 

institutions, and the community creating strong partnerships with a shared vision for the 
long term sustainability of the redevelopment effort. 

- Community participation and engagement in decision-making and meetings to ensure the 
plan reflects the needs and wants of the residents. 

 
6. Upcoming Meetings 

 
May 23rd (Tuesday) at 10am – focus on tools for improving existing housing in the neighborhood 
and vacant land opportunities; focus on what smaller cities are doing to revitalize their 
neighborhoods 
 
June 13 (Tuesday) at 10am – review a range of options (concepts) for redeveloping SHA land 
including family housing, senior housing, permanent supportive housing, for-sale homes, etc. 

 
June 24 (Saturday) at WCC – Community Information Fair to get public feedback on each 
Working Group’s draft priorities and strategies 

 
7. Other ideas: 

• CNI team to offer evening meetings to provide Working Group updates for those that cannot 
attend during the day 

• Schedule visit from Opa-locka CDC leadership to hear about their mission and accomplishments 
• New CNI office at 120 Lexington Green Lane Park Sanford Fl 32771 
• EJP to schedule conference call to discuss housing opportunities with: 

o Eddie Cochran (407 )792.8032 Ed.Cochran78@gmail.com 
o Rick Kovacsik (407) 403.5658  Rick@CBIAmerica.com 

 
 

 
 

Next Meeting – Tuesday, May 23 at 10am at Sanford’s Public Safety Complex 

mailto:Ed.Cochran78@gmail.com
mailto:Rick@CBIAmerica.com
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